APPRAISAL FOR 


CHICAGO TRANSIT AUTHORITY 


OF 
2650-84 NORTH CLARK STREET 
CHICAGO, ILLINOIS 
AS OF 


JUNE 28, 1999 


MIDWEST PROPERTY ANALYSIS 
77 W. Washington Street, Suite 702 
Chicago, Illinois 60602 
TEL 312/346-7020 FAX 312/236-6269 


Roberta H. Mechanic, MAI 
June 29, 1999 


Mr. Warren E. Silver 
Chicago Transit Authority 
120 N. Racine Avenue 
Chicago, IL 60607-2010 


Re:  2650-84N. Clark Street 
Chicago, Illinois 


Dear Mr. Silver: 


Pursuant to your request I have written a complete, self-contained appraisal of market value in fee 
simple of the above referenced property, subject to the conditions discussed in the Scope of 
Appraisal. This appraisal is prepared in conformance with the Code of Professional Ethics and 
Standards of Professional Practice (USPAP) as well as Supplemental Standards of the Appraisal 
Institute. 


I have personally inspected the property and have made a thorough investigation and analysis in order 
to arrive at a sound opinion of its market value. The accompanying report describes in detail the 
method of appraisal and contains data gathered in the investigation. 


Based upon the analysis, the facts and data included in this report, my knowledge and expertise as 
an experienced appraiser, and subject to the conditions outlined herein, it is my opinion that the 
market value of the subject property as of June 28, 1999, was: 


EIGHT MILLION DOLLARS 
($8,000,000.00) 


Respectfully submitted, 


MIDWEST PROPERTY ANALYSIS 


Rotints A. chan: 
Roberta H. Mechanic, MAI 


Illinois Certified General Appraiser 
License No. 153-000574 
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Subject Property 

2650-84 N. Clark Street 

Chicago, Mlinois 

Viewed from Clark and Drummond 
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Subject Property 
Viewed from Clark and Schubert 
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Subject Property 
Non-Contiguous Parcel 
On Drummond Avenue 
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Looking North Along 
Clark Street 
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SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS 


PROPERTY ADDRESS 


RIGHTS APPRAISED 


LOT SIZE 


ZONING 


PERMANENT INDEX NUMBER 


HIGHEST AND BEST USE 


DATE OF INSPECTION 
DATE OF VALUATION 


FINAL ESTIMATE OF VALUE 


2650-84 N. Clark Street 
Chicago, Illinois 


Fee simple 
3.67 acres or 159,865 square feet 
B3-2, General Retail District 


14-28-304-016 to 018, 021, 024-026, 
033 


Business/Residential Planned 
Development 


June 27, 1999 
June 28, 1999 


$8,000,000 


MIDWEST PROPERTY ANALYSIS 


IDENTIFICATION OF PROPERTY 

The subject property consists of a 3.67 acre parcel of vacant land which is commonly known as 2650- 
84 North Clark Street, Chicago, Illinois. The property is bounded by Clark Street on the east, 
Schubert Avenue on the north and Drummond Place on the south. There is also a small parcel on 
Drummond Place which is not contiguous with the main parcel. The property was formerly a bus 
bam, known as the Limits facility. There was also a dry cleaning plant and a small amount of retail 


space. 


The parcel is being offered for mixed use development. A 20-foot alley will be dedicated and will 


divide the site into two parcels. Parcel A on the east, facing Clark Street, and Parcel B facing 


‘Drummond Avenue. 
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LEGAL DESCRIPTION 
Parcel One 


Lot 1 in County Clerk’s Division of Outlot D in Wrightwood, a Subdivision of the Southwest 1/4 of 
Section 28, Township 40 North, Range 14 East of the Third Principal Meridian, in Cook County, 
Illinois 


Parcel Two 


Lots 1, 2, 5 and 6 (except the west 16 feet of said Lot 6) and Lots 7 and 8 in D.L. Shorey’s 
Subdivision of Lot 2 in County Clerk’s Subdivision of Outlot D aforesaid. 


Parcel Three 


All of the northerly and southerly 16 feet vacated public alley lying westerly of and adjoining the 
westerly line of Lot 1 in County Clerk’s Division of Outlot D in Wrightwood, being a Subdivision 
of the Southwest 1/4 of Section 28, Township 40 North, Range 14 East of the Third Principal 
Meridian, lying easterly of and adjoining the easterly line of Lot 8 in D.L. Shorey’s Subdivision of Lot 
2 of Outlod D of Wrightwood aforementioned, lying southerly of and adjoining the northerly line of 
said Lot 8 in D.L. Shorey’s Subdivision adjoining Lot 8 in D.L. Shorey’s Subdivision aforementioned, 
produced easterly to the westerly of said Lot 1 in County Clerk’s Division aforementioned and lying 
northerly of and adjoining the southerly line of said Lot 8 in D.L. Shorey’s Subdivision 
aforementioned, produced easterly to the southerly line of said Lot 1 in County Clerk’s Division 
aforementioned and all that part of the easterly and westerly 16 feet vacated public alley lying 
southerly of and adjoining the southerly line of Lot 1 in D.L. Shorey’s Subdivision aforementioned, 
lying northerly of and adjoining the northerly line lot Lots 6 to 8 both inclusive, in D.L. Shorey’s 
Subdivision aforementioned, and lying northerly of and adjoining the northerly line of said Lot 8 in 
D.L. Shorey’s Subdivision aforementioned, produced easterly to the westerly line of said Lot 1 in 
County Clerk’s Division aforementioned lying easterly of and adjoining the easterly line of the 
westerly 16 feet of said Lot 16 produced northerly 16 feet in D.L. Shorey’s Subdivision 
aforementioned and lying westerly of and adjoining the westerly line of said Lot 1 in County Clerk’s 
Division aforementioned. 
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LEGAL DESCRIPTION - Continued 
Parcel 4 


Lots 1, 2, 19 and 20 in Watkins and Snow’s Subdivision of the north 700 feet of the west 200 feet 
of Outlot D in Wrightwood in the Southwest 1/4 of Section 28, Township 40 North, Range 14 East 
of the Third Principal Meridian, also that parcel of land bounded on the north by the south line of Lot 
2 aforesaid on east by west line of Lots 1 and 20 aforesaid, on south by north line Lot 19 aforesaid 
on west by west line of Lots 2 and 19 aforesaid extended, in Cook County, Illinois. 
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HISTORY OF PROPERTY 

The subject property is owned by the Chicago Transit Authority (CTA). The subject property was 
previously improved with a one-story and part two-story building with an area of approximately 
159,562 square feet and known as the Limits Bus Garage. The facility was closed in 1994 and the 


improvements demolished in 1998. 


There were two asphalt parking areas on the north edge and the southwest corner, plus attached 
covered storage areas located at the northern end of the property. The building was constructed 
between 1918 and 1922. Earlier there were four large single story structures which included railway 


companies’ car barns and stables. 


The CTA is currently seeking proposals for redevelopment of the site. It is anticipated that future 
development will mix residential and commercial uses. Proposed development standards are 


discussed in detail in the Proposed Development Plans section of this report. 


There are underground storage tanks (UST’s) on site which contained gasoline and diesel fuel. There 
were above ground heating oil tanks used in the past to store fuel for the boiler system. At the south 


end there was an above ground antifreeze tank and two used lube oil tanks. There was a dry cleaning 
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HISTORY OF PROPERTY - Continued 
plant on site. There was asbestos containing material (ACM) and lead based paint in the interior of 


the facility. 


There is soil contamination from all of these sources, presenting significant environmental problems. 
The CTA intends for the future developer of the site to effect all environmental remediation prior to 
new construction. The specifics of the soil contamination are discussed in the Site Description 


section of this report. 
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SCOPE OF APPRAISAL 
Purpose of Appraisal 
The purpose of this appraisal is to estimate the market value of the property located at 2650-84 north 


Clark Street, Chicago, Illinois. 


Effective Date 


The effective date of appraisal is June 28, 1999. 


Function of Appraisal 


The function of this appraisal is to assist the CTA in selling the subject property. 


Conditions and Assumptions 
The CTA has established certain conditions that must be met by the developer of the property and 
which are made a part of this appraisal. First, the purchaser is expected to complete the necessary 


environmental remediation with its own sources of funds prior to transfer of title. 


A 20-foot north-south alley, bisecting the subject into Parcel A on the east and Parcel B on the west 
shall be dedicated as a public right-of-way. The center line of the alley shall be approximately 145 


feet west of the east property line of Parcel A. 
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SCOPE OF APPRAISAL - Continued 

As another condition precedent to transfer of title, the CTA will require the purchaser to obtain City 
Council approval of rezoning the property to Planned Development, in compliance with all applicable 
ordinances and regulations. The proposed development is to combine residential and commercial 


use. More detailed discussion is in the Proposed Development Plan section of this report. 


Rights Appraised 
In making this opinion of value, the property is considered as if owned in fee simple. Fee simple 
estate is defined by The Dictionary of Real Estate Appraisal as: 
“Absolute ownership unencumbered by any other interest or estate, subject only to the 
limitations imposed by the governmental powers of taxation, eminent domain, police 


power and escheat.” 


Definition of Value 

Market value is defined by the Appraisal Institute as: 

The most probable price, as of a specified date, in cash or in terms equivalent to cash, or in other 
precisely revealed terms for which the specified property rights should sell after reasonable exposure 


in a competitive market under all conditions requisite to a fair sale, with the buyer and seller each 
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SCOPE OF APPRAISAL - Continued 
acting prudently, knowledgeably and for self-interest, and assuming that neither is under undue 


duress. 


Market value is defined by the Financial Institutions Reform, Recovery and Enforcement Act 
(FIRREA) as: 

The most probable price which a property should bring in a competitive and open market under all 
conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and 
assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation 
of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: 


Buyer and seller are typically motivated; 


Both parties are well informed or well advised, and acting in what they consider their own best 
interests; 


A reasonable time is allowed for exposure in the open market; 


Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable 
thereto, and: 


The price represents the normal consideration for the property sold, unaffected by special or creative 
financing or sales concessions granted by anyone associated with the sale. 

Appraisal Methodology 

The appraiser has made a personal inspection of the subject property and has considered all pertinent 
data relating to estimating market value, including, size, condition, location, zoning, neighborhood 


trends, property assessment and real estate taxes, and highest and best use. 
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SCOPE OF APPRAISAL - Continued 
The appraiser has utilized the Sales Comparison Approach.. 1n the Sales Comparison Approach, 
value is estimated by comparing the subject property to similar properties that have been sold 


recently. 


This appraisal is in conformance with the Standard of Professional Practice and Code of Professional 


Ethics, as well as the Supplemental Standard of the Appraisal Institute and the Appraisal Foundation. 


Type of Appraisal 


This report is a complete, self-contained appraisal. 
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REGIONAL DESCRIPTION 
The Chicago Primary Metropolitan Statistical Area (PMSA) is the largest urban center in the Midwest 
and is the third largest in the nation, after Los Angeles and New York. The PMSA includes Cook, 


DuPage, Will, Lake Kane and McHenry Counties in Illinois and Lake County, Indiana. 


The City of Chicago occupies approximately 228 square miles and includes 29 miles of shoreline 
along Lake Michigan. Chicago’s population was 2,731,700 as of 1995. The population has been 


decreasing at a rate of 1.9 percent per year. 


Cook County makes up the bulk of the PMSA population with 5,100,000 residents. Other county 
populations are DuPage (853,500), Lake (572,400), Will (413,400) and Kane (360,000). The 
greatest population growth in the 1990's has been in the area’s collar counties. McHenry County’s 
population has increased 22.6 percent since 1990, making it the fastest growing county in Illinois. 
Will County’s population has increased 15.7 percent, and Kendall’s has increased 15.2 percent. The 


least growth has occurred in Cook County, where the population increased only 0.6 percent. 


The Chicago area is expected to gain nearly 1.8 million people by the year 2020. It is anticipated that 
most of the growth will be on the region’s outer fringes in communities such as Grayslake, Huntley 


and Geneva, based on current trends. 
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REGIONAL DESCRIPTION - Continued 
Between 1980 and 1990 the northeastern Illinois region gained 157,203 housing units, an increase 
of 6 percent. Household size, however, which is the average number of persons residing in occupied 


housing units, declined. 


The Chicago PMSA, with abundant natural resources and an extensive transportation network, is a 
major center for trade, commerce and finance. Over the past several decades the area has undergone 
a major economic restructuring which has moved from a manufacturing base toward a service 


oriented economy. 


Chicago is the home of O’Hare International Airport, the world’s busiest. In 1998 Midway Airport, 
on the city’s southwest side, handled 9,900,000 passengers; a large expansion program for Midway 
is planned. There is a bill in the State Senate supporting the construction of a new airport in Peotone, 


about 50 miles southwest of Chicago. 


Chicago is the center of the world’s densest concentration of rail lines and highways. There are 
thirteen interstate highways, the third largest in the nation, behind Texas and California. The Port of 
Chicago connects to the Atlantic Ocean through the St. Lawrence Seaway and to the Gulf of Mexico 


via the Illinois Sanitary and Ship Canal and the Mississippi River. 
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REGIONAL DESCRIPTION - Continued 
Northeastern Illinois is a region of the eastern Great Lakes lowland. It is an area of flat land, once 
covered by Lake Michigan. Parts of the region are not well drained and contain inland lakes and 


marshes. 


Chicago is known as a center of convention and tourism. Among Chicago’s many attractions are its 
lakefront, museums and cultural facilities, sports, theaters, restaurants, shopping and over 7,000 acres 


of parks. 


The University of Chicago is considered one of the finest universities in the nation. Other area 
colleges and universities include DePaul, with both a Lincoln Park and downtown campus, the 
University of Illinois-Chicago, North Park College, Northeastern Illinois University, Loyola 
University with campuses in Rogers Park and downtown, and the City Colleges of Chicago. 
Northwestern University has an Evanston campus and a downtown Chicago campus and hospital 


complex. 
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COMMUNITY DESCRIPTION 

The subject property is in the Lincoln Park community, located on Chicago’s North Side along the 
lakefront. Lincoln Park East is bounded by Diversey Parkway on the north, Lake Michigan on the 
east, North Avenue on the south and Halsted Street on the west. Lincoln Park West, abutting the 
DePaul University campus, is bounded by Diversey Parkway on the north, Halsted Street on the east, 


North Avenue on the south and the Chicago River on the west. 


Both neighborhoods feature a great variety of shopping, restaurants and entertainment. Clark Street 
is the most intensively developed commercial street in the area. There are two recently constructed 
shopping centers on Fullerton Avenue at the Chicago River. The Century mall is two blocks north 
of the subject at the intersection of Diversey, Clark and Broadway. The Century was originally an 
ornate movie theater of the 1930's era and was converted to its present use in the mid-1970's. Loop 


and Michigan Avenue shopping are convenient and easily accessible by public transportation. 
Housing along the lakefront is mainly in high rise apartment buildings, most of which are 


condominiums. There are many Victorian houses, graystone two- and three-flats and workers 


cottages. There are also recently constructed townhouse developments on the site of razed industrial 
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COMMUNITY DESCRIPTION - Continued 
buildings as weil as renovated loft offices and apartments. The Pointe is a townhouse complex at 
Lincoln and Armitage Avenues on a five-acre site that was formerly a hospital. Widespread 


construction of small condominium buildings is taking place on small lots which become available. 


Transportation is convenient in the Lincoln Park community. There are CTA buses on Clark Street, 
Broadway, Fullerton, Diversey, Halsted Street, North Avenue and Lincoln Avenue. Rapid Transit 
elevated train stations are available on Fullerton, Diversey and Armitage. There is a subway station 


and North Avenue and Clybourn. Access to Lake Shore Drive is at North Avenue and at Fullerton. 


The Kennedy Expressway runs along the western edge of the neighborhood, also with access at 
Fullerton and North Avenue. The Kennedy connects with Edens Expressway (I-94) through the 
north suburbs and southbound into the Dan Ryan Expressway. There are also connections to the 


Eisenhower Expressway (I-290) to the western suburbs and to the Stevenson Expressway (I-55). 


Adequate health care facilities are available to area residents. St. Joseph’s Hospital is at Diversey, 


just west of Lake Shore Drive. Grant Hospital is at Webster and Halsted Streets. Children’s 


Memorial is at Fullerton Parkway and Halsted. 
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COMMUNITY DESCRIPTION - Continued 

In addition to public elementary and high schools, there are well known private schools in the Lincoln 
Park neighborhood. The Francis Parker school is at Clark Street and Webster. The Latin School of 
Chicago is at Clark Street and North Avenue. DePaul University is at the intersection of Fullerton, 


Halsted Street and Lincoln Avenue. 


The Chicago Historical Society is at Clark and North Avenue. The Chicago Academy of Sciences 
is at Clark and Armitage. The new Nature Museum is currently under construction at Fullerton and 


Stockton Drive. Lincoln Park Zoo extends from Fullerton on the north, past Dickens on the south. 


In the immediate vicinity of the subject there are small commercial properties and restaurants along 
Clark Street. There is a U.S. Post Office and a McDonald’s directly across the street. There is a 
vacant commercial property at the southwest corner of Clark and Drummond and a vacant store 


adjacent to it on the south. 


The properties along Drummond Avenue are residential, consisting of small apartment buildings and 


two-flats. There is a new townhouse development on the south side of Drummond. The Alcott 


School is one block west at the corner of Drummond and Orchard Street. 
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COMMUNITY DESCRIPTION - Continued 

In summary, the Lincoln Park community abounds with shopping, restaurants, entertainment and 
recreation as well as easily accessible transportation. Housing ranges from high-rise condominiums, 
to vintage homes, renovated lofts and new townhouses. Because of the area’s convenience and 


popularity it is anticipated that values will increase. 
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MIDWEST PROPERTY ANALYSIS 


SITE DESCRIPTION - Continued 

sand. The top of the sand unit generally occurs two feet below grade. Overlying the sand unit is a 
brown fill composed of either well sorted medium grained sand or of sand and gravel, both of which 
contain glass and brick debris. Unconsolidated sediments are overlaid by a one foot thick layer of 


concrete or asphalt over much of the site. 


Bore hole drilling and sampling down to 25 feet indicates that there are three types of sediment 
composing the unconsolidated materials. The uppermost two feet consist of concrete pavement 
overlying sand and gravel fill material. Paving blocks occur beneath the surface pavement at some 
locations. Underlying the sand and gravel fill is brown fine to medium grained sand down to a depth 


of 17.5 feet. Beneath the sand unit is a gray silty clay containing some gravel. 


Hazardous Materials 

According to the Environmental Assessment Report provided to the appraiser, there are a total of 13 
underground storage tanks (UST’s) on the property in areas known as Areas A, B and C. The UST’s 
in Area A consist of five 4,000 gallon diesel fuel tanks and one 4,000 gallon gasoline tank Area B 


includes three 1,000 gallon gasoline tanks and three 4,000 gallon gasoline tanks. Area C contains a 
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SITE DESCRIPTION - Continued 


2,000 gallon gasoline tank. 


According to a representative of the CTA, the tanks have reportedly not been drained There have 
been incidents of leakage. Site investigation indicates that subsurface soil and ground water 
contamination from petroleum hydrocarbons is present in the vicinity of the UST’s, in the alley along 


the west side of the property and off site into the back yards of residences on Orchard Street. 


Chemical analysis showed trace concentration of benzene, lead and other substances in the ground 
water. The benzene concentration exceeded the Class One ground water quality standard. Also 


present were carcinogenic PNA’s (polynuclear aromatic hydrocarbons) and naphthalene 


In addition to contamination from the UST’s, there was a dry cleaning plant on the site. The dry 


cleaning facility used tetrachlorethene in its processing. 


The facility had two above ground waste oil tanks located in the bus garage service pits. The 


approximate volume of these tanks is 300 gallons. There were two above ground heating oil tanks 


used in the past to store fuel for the boiler system. The capacity of these tanks was 6,949 gallons and 
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MIDWEST PROPERTY ANALYSIS 


SITE DESCRIPTION - Continued 
4,200 gallons, respectively. There was also a 2,000 gallon vertical antifreeze tank. At the time of 
inspection, all of these tanks had been removed. The appraiser was unable to confirm if there is soil 


contamination from these sources. 


Friable (easily crumbled) asbestos containing material (ACM) was found in various materials in the 
building, such as floor tiles and thermal pipe insulation. Lead paint was throughout the facility. It 
is assumed that all proper safety procedures were followed in the removal of the ACM’s when the 


building was demolished. 


Extensive environmental remediation is required before the subject property can be developed. All 
of the UST’s must be removed along with associated contaminated back fill. Contaminated soils will 
also have to be removed. Al/ environmental remediation will be at the expense of the future 
developer. Although no specific numbers are available, costs are estimated to be one to two million 


dollars. 


Utilities and Street Improvements 
All public utilities of gas, water, sewer, electricity and telephone are available to the subject site. All 


street improvements are present, including curbs and sidewalks. 
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SITE DESCRIPTION - Continued 

Accessibility and Utility 

The site is accessible from Clark Street, Drummond Avenue and Schubert Avenue. The size and 
shape are adequate to support a substantial improvement. The site is in conformity with other sites 


in the immediate area in terms of size, shape, topography and overall utility. 
Easements 
To the best of the appraiser’s knowledge, no known easements or restrictive covenants apply to the 


subject. 


Plat of Survey 


The appraiser was provided with a plot plan, shown on the following page. 
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MIDWEST PROPERTY ANALYSIS 


PROPOSED DEVELOPMENT PLANS 

The subject site is the largest remaining parcel in the Lincoln Park area which is large enough for a 
major mixed use development. The CTA has determined that proposals must conform to certain site 
development standards jointly developed with local community groups. As previously discussed, the 
developer will pay for all environmental remediation before transfer of title; the parcel will be rezoned 
to Planned Development; and a north-south alley will be dedicated to divide the subject into Parcel 


A and Parcel B. 


The CTA also has minimum criteria with the purpose of ensuring the compatibility of the proposed 
development with the surrounding community. The specific requirements are presented in the 
paragraphs which follow. All of the data was contained in Requisite No. C980P01186, Request for 


Proposal (RFP) for Sale and Development of the Limits Bus Garage Site. 


PARCEL A 
Residential 
A maximum of 75 rental or sale units located above the ground floor is established, but fewer units 
than the maximum are desired. The main entrance shall be on Clark Street. Rental or sale units for 


seniors will be considered. The total number of units may exceed 75 if seniors are included. 
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PROPOSED DEVELOPMENT PLANS - Continued 

Off-street parking for residential units on Parcel A shall be one space minimum for each residential 
unit. Parking for visitors shall be provided at 20 percent. Visitor parking may be provided by shared 
agreement with parking lot operators, but any sharing agreement is subject to City approval. Parking 
shall not be accessible directly from Clark Street. Parking requirements for senior housing is less 


because such units are typically smaller. . 


Retail 
Retail or other active use at street level shall occupy no less than 75 percent of the Clark Street 


frontage with individual entrances to each business. 


Off-street parking for retail ground floor uses shall be consistent with the current B3-2 zoning, which 
requires one parking space for each 400 square feet of floor area in excess of 4,000 square feet. 
Parking may be provided by shared agreement and, as stated above, there shall be no direct access 


from Clark Street. 


Height and Floor Area Ratio 
Building height is not to exceed 55 feet. The required floor area ratio is 3.0. There are also standards 


for setbacks and widening of sidewalks to encourage pedestrian activity. 
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PROPOSED DEVELOPMENT PLANS - Continued 

PARCEL B 

Residential 

The maximum number of units is 71. If there are townhouses, such use must conform to the 
Townhouse District amendment to the Chicago Zoning Ordinance. Residential use other than 


townhouses, the requirements for the R4 Residential District will be applicable. 


Parking 
Off -street parking for residential units on Parcel B shall be one parking space for each unit. 


Additional space for visitors shall be at 20 percent of the number of units. 


Height and Floor Area Ratio 
Building height is not to exceed 45 feet. Floor area ratio is 2.2 for townhouses or 1.2 for other 


residential uses, consistent with the R4 zoning designation. There are also setback requirements. 


Alley 


A 20-foot north-south alley will separate Parcel A and Parcel B. The center line of the alley shall be 


approximately 145 feet west of the east property line of Parcel A. 
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ZONING 

The subject property is presently zoned B3-2, General Retail District. The General Retail Districts 
are designed to cater to the need of larger consumer population than served by Restricted Retail 
Districts. Residential uses are permitted above the first floor level. The maximum floor area ratio 
permitted in the B3-2 District is 2.2. The minimum lot area is not less than 1,000 square feet of lot 


area per dwelling unit, except for efficiency units or single room occupancy units. 


One of the conditions of the project and this appraisal is that the developer will obtain City Council 
approval of Planned Development zoning for mixed residential and commercial use. Planned 
Developments by definition are projects that, by virtue of their size, scale or complexity, require 
special zoning. The developer will be responsible for compliance with all applicable ordinances and 
regulations, including the Chicago Zoning Ordinance plus any additional regulations promulgated by 
the Department of Planning and Development, the Chicago Plan Commission, and other applicable 


agencies. 
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MIDWEST PROPERTY ANALYSIS 


REAL ESTATE TAXES 
Properties in Cook County are reassessed every three years. Commercial properties are assessed at 
38 percent of market value. Residential properties are assessed at 16 percent of market value, and 


vacant land is assessed at 22 percent. 


The subject property’s tax parcel numbers are shown below. The CTA is exempt from real estate 
taxes. 

14-28-304-033 

14-28-304-016, 017 and 018 


14-28-304-021, 024 to 026 
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HIGHEST AND BEST USE 
Highest and best use is defined as the reasonably probable and legal use of vacant land or an improved 
property which is physically possible appropriately supported, financially feasible and that results in 


the highest value. 


For highest and best use of land as though vacant, and property as improved, a use must meet four 
criteria) The use must be physically possible, legally permissible, financially feasible and 


maximally productive. These criteria are related to the subject in the following paragraphs. 


Physically Possible 

Size, shape, area and terrain affect the uses to which land may be developed. The subject has an 
adequate size to support an improvement and has all public utilities. However, there are UST’s and 
serious soil contamination problems, as discussed in the Site Description. Environmental remediation 


must be achieved at the sole expense of the developer, prior to transfer of title. 


Legally Permissible 


Private or deed restrictions, zoning, building codes, historic district controls, and environmental 


regulations are examples of legal considerations affecting land use. In the absence of private 
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MIDWEST PROPERTY ANALYSIS 


HIGHEST AND BEST USE - Continued 
Testrictions, the uses allowed under zoning regulations typically constitute the available choices in 


most highest and best use determinations. 


The existing B3-2 zoning allows a wide variety of retail uses and permits residential units above the 
ground floor. It is one of the conditions of the proposed development plan that the property be 


rezoned for a Planned Development mixing residential and retail uses. 


Financially Feasible 

After determining the uses that are physically possible and legally permissible, the uses that meet these 
criteria are analyzed further to determine those uses that are likely to produce some income or return 
greater than the combined income needed to satisfy operating expenses, financial expenses, and 
capital amortization. All uses that are expected to produce a positive return are regarded as 
financially feasible. Although environmental remediation will undoubtedly be costly, possibly one 
to two million dollars, the underlying land value is such that mixed use development will still be 


financially feasible and can satisfy investor requirements. 
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HIGHEST AND BEST USE - Continued 

Maximally Productive 

Of the financially feasible uses, the use that produces the highest price or value, consistent with the 
rate of return warranted by the market for that use, is the highest and best use. Potential highest and 
best uses of the land are usually long term land uses or uses that are expected to remain on the site 
for the normal economic life of the improvements. Mixed use development would be maximally 


productive and would produce a satisfactory rate of return. 


Highest And Best Use 

A mixed residential-retail planned development would be the highest and best use of the land. Such 
a development is physically possible, although subject to environmental remediation, and is legally 
permissible under the existing B3-2 zoning and the proposed Planned Development zoning. This use 


is financially feasible and would provide a return on land which is maximally productive. 
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SALES COMPARISON APPROACH 

In the Sales Comparison Approach, sales and offerings of similar type properties are analyzed and 
adjusted for a value indication of the property being appraised. This approach reflects the actions of 
buyers and sellers in the market and is based upon the principle of substitution. The principle of 
substitution holds that the value of a property that is replaceable in the market tends to be set by the 


cost of acquiring an equally desirable substitute property. 


The Sales Comparison Approach to value involves inquiry among local reputable real estate firms or 
investors relative to sales and/or listings of similar properties, recently sold or offered for sale. 
Factors such as size, shape, location, age, trend of the neighborhood, and zoning, as well as use of 


properties and conditions of sale were considered and used in a comparability analysis of the subject 


property. 


The basis for the Sales Comparison Approach is the comparable sale. A comparable sale is one that 
by analysis and adjustment would logically indicate what the subject property would sell for if 
available for sale as of the date of appraisal. In analyzing properties of the subject type, many sales 


have been reviewed and evaluated. 


To the best of the appraiser’s knowledge, the sales were cash or terms equivalent to cash unless 


otherwise noted. 
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COMPARABLE SALE NO. 1 


LOCATION 546 N. Milwaukee Avenue, 816 W. Erie 
Chicago, Illinois 


DESCRIPTION An irregular parcel fronting on Milwaukee 
Avenue, Grand Avenue and Green and Peoria 
Streets, plus a rectangular parcel at the 
northeast corner of Erie and Green Streets. 


LOT SIZE 51,800 square feet total 

ZONING M1-3, Restricted Manufacturing District 
UTILITIES Available 

HIGHEST AND BEST USE Commercial/mixed 


32 


MIDWEST PROPERTY ANALYSIS 


SALES COMPARISON APPROACH - Continued 


COMPARABLE SALE NO. 1 - Continued 


DATE OF SALE November, 1998 

PURCHASE PRICE $2,100,000 

PRICE PER SQUARE FOOT $40.54 

BUYER MCZ Development Corporation 


1555 N. Sheffield Avenue 
Chicago, Illinois 


SELLER Como Inn, Inc. 
546 N. Milwaukee Avenue 
Chicago, Illinois 


DOCUMENT NO. 08038267, 08038268, 08038269 and 
99181619 
PERMANENT INDEX NO. 17-08-227-001 


17-08-243-001 to 006, 008 
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COMPARABLE SALE NO. 2 


LOCATION 


DESCRIPTION 


LOT SIZE 


ZONING 


UTILITIES 


HIGHEST AND BEST USE 
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One North. Halsted Street 
Chicago, Illinois 


An L-shaped parcel with frontage on Halsted, 
Washington and Madison Streets. Part of an 
assemblage (see Comparable Sale No. 4). 
51,414 square feet 

C2-4, General Commercial District 


Available 


Commercial 


MIDWEST PROPERTY ANALYSIS 


SALES COMPARISON APPROACH - Continued 


COMPARABLE SALE NO. 2 - Continued 


DATE OF SALE April, 1998 
PURCHASE PRICE $3,172,916 
PRICE PER SQUARE FOOT $61.71 

BUYER One North, LLC 


Howard Weiner, Dearborn Development 
1777 N. Clybourn Avenue 
Chicago, Illinois 


SELLER American National Bank, Trust No. 48692-0-2 
Rhett and Lynne Butler 
861 Melody Road 
Lake Forest, Illinois 

DOCUMENT NO. 98-337006 


PERMANENT INDEX NO. 17-09-336-001, 007 
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COMPARABLE SALE NO. 3 


LOCATION 


DESCRIPTION 


LOT SIZE 

ZONING 

UTILITIES 

HIGHEST AND BEST USE 


DATE OF SALE 
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724-34 W. Madison Street 
Chicago, Illinois 


Rectangular parcel having 120 feet of frontage 
on Madison Street. Part of an assemblage (see 
Comparable Sale No. 3). 

24,780 square feet 

C2-4, General Commercial District 

Available 


Commercial 


April, 1998 


MIDWEST PROPERTY ANALYSIS 


SALES COMPARISON APPROACH - Continued 


COMPARABLE SALE NO. 3 - Continued 
PURCHASE PRICE 
PRICE PER SQUARE FOOT 


BUYER 


SELLER 


DOCUMENT NO. 


PERMANENT INDEX NO. 


$1,588,458 
$64.10 


One North, LLC 

Howard Weiner, Dearborn Development 
1777 N. Clybourn Avenue 

Chicago, Illinois 


LaSalle National Bank, Trust No. 108623 
Rhett and Lynne Butler 

861 Melody Road 

Lake Forest, Illinois 

98-337007 


17-09-337-003 to 005, 016 
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COMPARABLE SALE NO. 4 


LOCATION 


DESCRIPTION 


LOT SIZE 

ZONING 

UTILITIES 

HIGHEST AND BEST USE 


DATE OF SALE 
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300 N. Des Plaines Street 
Chicago, Illinois 


A square block with frontage on the west side 
of Des Plaines, the north side of Fulton, the 
east side of Union and the south side of 
Wayman. 

54,304 square feet 

C2-5, General Commercial District 

Available 


Commercial/Mixed 


December, 1997 


MIDWEST PROPERTY ANALYSIS 


SALES COMPARISON APPROACH - Continued 


COMPARABLE SALE NO. 4 - Continued 


PURCHASE PRICE $3,100,000 
PRICE PER SQUARE FOOT $57.09 
BUYER Smithfield Properties III 


W. Harris Smith, Wooton Construction 
400 W. Huron Street 
Chicago, Illinois 


SELLER American National Bank Trust No. 65961 
CAC Properties, Inc. 
2016 N. Pitcher Street 
Kalamazoo, Michigan 
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COMPARABLE SALE NO. 5 


LOCATION 


DESCRIPTION 


LOT SIZE 
ZONING 
UTILITIES 


HIGHEST AND BEST USE 
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1727-45 W. Medill Street 
Chicago, Illinois 


A landlocked parcel adjacent on the west to 
the Chicago and North Western Railroad 
right-of-way, and approximately 500 feet 
along the North Branch of the Chicago River. 
Part of an assemblage (see Comparable Sale 
No.7). 


256,132 square feet 
RCPD 
Available 


Commercial/Mixed 


MIDWEST PROPERTY ANALYSIS 


SALES COMPARISON APPROACH - Continued 


COMPARABLE SALE NO. 5 - Continued 


DATE OF SALE April, 1997 
PURCHASE PRICE $5,122,440 

PRICE PER SQUARE FOOT $20.00 

BUYER Fullerton Plaza LLC 


Howard Weiner, Dearborn Development 
1777 N. Clybourn Avenue 
Chicago, Illinois 
SELLER Brothers Enterprises, Ltd. 
321 Center Street 
Hillside, Illinois 
DOCUMENT NO. 97-282729 


PERMANENT INDEX NO. 14-31-201-033, 056, 057 
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COMPARABLE SALE NO. 6 


LOCATION 1735 W. Fullerton Avenue 
Chicago, Illinois 


DESCRIPTION An irregular parcel, also facing the North 
Branch of the Chicago River. Acquired as 
part of an assemblage (see Comparable Sale 


No. 6). 
LOT SIZE 101,015 square feet 
ZONING RCPD 
UTILITIES Available 
HIGHEST AND BEST USE Commercial/Mixed 
DATE OF SALE April, 1997 


42 


MIDWEST PROPERTY ANALYSIS 


SALES COMPARISON APPROACH - Continued 


COMPARABLE SALE NO. 6 - Continued 
PURCHASE PRICE 
PRICE PER SQUARE FOOT 


BUYER 


SELLER 


DOCUMENT NO. 


PERMANENT INDEX NO. 
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$3,015,000 

$29.85 

LaSalle National Bank Trust No. 120770 
Howard Weiner, Dearborn Development 
1777 N. Clybourn Avenue 

Chicago, Illinois 

Thomas A. Silberman and James S. Lewis 
270 Euclid Avenue 

Winnetka, Illinois 

97-282731 


14-31-201-004 to 008 
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COMPARABLE SALE NO. 7 


LOCATION 63 W. Kinzie Street 
Chicago, Illinois 


DESCRIPTION A square block fronting on the south side of 
Kinzie, the west side of Dearborn, the north 
side of Carroll and the east side of Clark. 


LOT SIZE 56,628 square feet 
ZONING RBPD 
UTILITIES Available 
HIGHEST AND BEST USE Commercial/Mixed 
DATE OF SALE October, 1997 
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SALES COMPARISON APPROACH - Continued 


COMPARABLE SALE NO. 7 - Continued 


PURCHASE PRICE $5,700,000 
PRICE PER SQUARE FOOT $100.66 
BUYER Kinzie Development LLC 


54 W. Hubbard Street 
Chicago, Illinois 


SELLER LaSalle National Bank Trust No. 104102 
Riverfront Park Partnership 


370 17" Street, Suite 3800 
Denver, Colorado 


DOCUMENT NO. 97-797936 


PERMANENT INDEX NO. 17-09-408-009, 010 
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COMPARABLE SALE NO. 8 


LOCATION One E. Superior Street 
Chicago, Illinois 


DESCRIPTION A square block fronting on the south side of 
Superior, the west side of State, the north side 
of Huron and the east side of Dearborn. 


LOT SIZE 77,935 square feet 

ZONING RBPD 

UTILITIES Available 

HIGHEST AND BEST USE Commercial/Residential/Mixed 
DATE OF SALE September, 1997 
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SALES COMPARISON APPROACH - Continued 


COMPARABLE SALE NO. 8 - Continued 


PURCHASE PRICE $8,300,000 

PRICE PER SQUARE FOOT $106.50 

BUYER Cathedral Place LLC 
2345 Crystal Drive 


Arlington, Virginia 

SELLER Cosmopolitan Bank Trust No. 21292 
801 N. Clark Street 
Chicago, Illinois 

DOCUMENT NO. 97-717655 


PERMANENT INDEX NO. 17-09-213-001 to 024 
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SALES COMPARISON APPROACH - Continued 


LOCATION 
546 North 


Milwaukee Ave. 


Chicago, IL 


One N. Halsted 
Chicago, IL 


724-34 West 
Madison St. 
Chicago, IL 


300 N. Des 
Plaines St. 
Chicago, IL 


1727-45 West 
Medill 
Chicago, IL 


1735 West 
Fullerton Ave. 
Chicago, IL 


63 W. Kinzie St. 


Chicago, IL 


1 E. Superior 
Chicago, IL 


MIDWEST PROPERTY ANALYSIS 


SUMMARY OF COMPARABLE SALES 


SQUARE FT. 
51,800 


51,414 


24,780 


54,304 


236,132 


101,015 


56,628 


77,935 


ZONING 
M1-2 


C2-4 


C2-4 


C3-5 


RCPD 


RCPD 


RBPD 


RBPD 
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SALE PRICE 


$2,100,000 
11/98 


$3,172,916 
4/98 


$1,588,458 
4/98 


$3,100,000 
12/97 


$5,122,440 
4/97 


$3,015,000 
4/97 


$5,700,000 
10/97 


$8,300,000 
9/97 


$ PER SQ. FT 
$40.54 


$61.71 


$64.10 


$57.09 


$20.00 


$29.85 


$100.66 


$106.50 


MIDWEST PROPERTY ANALYSIS 


SALES COMPARISON APPROACH - Continued 

Comparable Sale No. 1 involved the bankruptcy sale in November, 1998, of the Como Inn restaurant 
and one additional, non-contiguous parcel. The sale amounted to $40.54 per square foot of total land 
area. The purchaser reportedly intended to demolish the existing structures to construct townhouses 


and condominiums. As of the date of this appraisal, the restaurant was still in operation. 


The total area of Sale No. 1 is smaller than the subject. Smaller parcels generally tend to sell at a 
higher price per square foot than larger parcels. Therefore, a downward adjustment is indicated. The 
sale property is a corner parcel and has frontage on three streets and is comparable to the subject in 
this regard. The property is in an area that has experienced construction of new townhouse and 
condominium units and has undergone an increase in desirability. However, in the appraiser’s opinion 
the Lincoln Park location of the subject is superior. An upward adjustment is applicable. The 


transaction was a recent one and requires no adjustment for date. 


Comparable Sale No. 2 was purchased for $61.71 per square foot in April, 1998. The sale was part 
of an assemblage that included Comparable Sale No. 3. The sale property is currently used as a 
paved parking lot. Sale No. 2 is smaller than the subject, which necessitates an upward adjustment. 


The property is an L-shaped parcel with frontage on three streets. It is the appraiser’s opinion that 
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SALES COMPARISON APPROACH - Continued 
land values are higher in the vicinity of the sale property. A downward adjustment for location is 


indicated. An upward adjustment for date of sale was applied. 


Comparable Sale No. 3 was purchased for $64.10 per square foot in April, 1998. The sale involved 
three lots facing Madison Street, assembled into a single larger parcel with Sale No. 2. Sale No. 3 
was a small parcel that had greater value in an assemblage than as an independent parcel. A 
downward adjustment is applicable for size and for location. An upward adjustment is appropriate 


because the sale property is an inside site. A further upward adjustment is indicated for date of sale. 


Comparable Sale No. 4 was purchased for $57.09 per square foot in December, 1997. Construction 
of a mixed residential and business development has begun. The sale property is smaller than the 
subject, necessitating a downward adjustment. The property has frontage on four streets, which is 
superior to the subject. Therefore, a downward adjustment was applied. The location of the subject 


is considered superior. Upward adjustments for location and date of sale were indicated. 


Comparable Sale No. 5 was purchased for $20.00 per square foot in April, 1997, in an assemblage 


with Comparable Sale No. 6. Sale 5 has no street frontage and has little or no utility as an 
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SALES COMPARISON APPROACH - Continued 
independent parcel. The property is larger than the subject, requiring an upward adjustment. Upward 
adjustments were also applicable for lack of street frontage and date. The area of the subject is 


considered superior, and an upward adjustment was applied. 


Comparable Sale No. 6 was purchased for $29.85 per square foot in April, 1997. The assembled 
parcel that also includes Sale No. 5 is presently improved with a shopping center. The major tenants 
are The Sports Authority, Office Max, Lane Bryant and TJ Maxx. The sale parcel is somewhat 
smaller than the subject. A downward adjustment is applicable. Upward adjustments were indicated 


for lack of corner influence, location and date of sale. 


Comparable Sale No. 7 was purchased for $100.66 per square foot in October, 1997. The site is 
currently a paved parking lot which is below street grade. The property is smaller than the subject, 
requiring a downward adjustment. The sale property has frontage on two streets but is not a corner. 
The subject has superior exposure, indicating an upward adjustment is applicable. An upward 


adjustment for date of sale is indicated, while a downward adjustment for location is applied. 
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SALES COMPARISON APPROACH - Continued 

Comparable Sale No. 8 was purchased for $106.50 per square foot in September, 1997. A high rise 
rental apartment building is being constructed and is to be known as Cathedral Place because it is 
cater-corner to Holy Name Cathedral. The sale property occupies a square block with exposure on 
four streets. Downward adjustments are applicable for exposure, size and location. An upward 


adjustment for date of sale is indicated. 


SUMMARY OF ADJUSTMENTS 
SALE NO. SIZE CORNER LOCATION SALE DATE 
1 - = + = 
2 - = - + 
3 - + = + 
4 - - + + 
5 + + + + 
6 - cad + 4 
7 - + = + 
8 - - = + 
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SALES COMPARISON APPROACH - Continued 

The appraiser has presented a number of sales for the purpose of analysis and comparison with the 
subject in order to arrive at an estimate of land value. Since no two properties are ever alike, each 
sale was analyzed for elements of comparison. Elements of comparison are defined as the 
characteristics or attributes of properties and transactions that cause the prices of real estate to vary. 
Included in the attributes are real property rights conveyed, financing terms, conditions of sale, 
market conditions, location, physical characteristics and other characteristics such as economic 


characteristics, use, and non-realty components of value. 


To the best of the appraiser’s knowledge, all of the sales conveyed fee simple, were arm’s length 


transactions and were cash or terms equivalent to cash. 


Location is one of the most important of the elements of comparison. Proximity to the subject 
enhances the degree of comparability of the sale property, but other locational attributes are important 
as well. For example, frontage on a well traveled thoroughfare, visibility, and accessibility to the site 
may be of equal or greater significance than actual distance from the subject. Comparable Sale Nos. 
1, 4, 5 and 6 were inferior in location to the subject and were adjusted upward. Sale Nos 2, 3, 7 and 


8 were considered superior and were adjusted downward. 
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SALES COMPARISON APPROACH - Continued 

Date of sale is another important element of comparison. Date may necessitate adjustment to the sale 
property because values may change over a period of time. Comparable Sale No. 1 was recent and 
did not require adjustment for date. Upward adjustments for date of sale were applied to Sale Nos. 


2, 3, 4, 5, 6, 7 and 8. 


Another element of comparison considered by the appraiser is size. Unit prices tend to vary inversely 
with size; that is, larger properties generally tend to sell for lower unit prices. This is due to more 
limited appeal because the pool of prospective users decreases with greater size. Comparable Sale 
Nos. 1, 2, 3, 4, 6, 7 and 8 were smaller than the subject and were adjusted downward. Sale No. 5 


was larger and was given the appropriate upward adjustment. 


Certain physical features were considered to be important elements of comparison. Corner parcels 
are generally considered superior to inside parcels because of greater visibility and access. 
Configuration, topography, and overall utility receive consideration. Comparable Sale Nos. 1 and 
2 were comer parcels with exposure on three streets. These sale properties required no adjustment. 


Sale Nos. 3, 5, 6 and 7 were inside parcels requiring upward adjustment. In addition, Sale No. 7 was 
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SALES COMPARISON APPROACH - Continued 
landlocked. Sale Nos. 4 and 8 each consisted of a square city block with exposure on four streets. 


Downward adjustments were indicated for comparison with the subject. 


As discussed throughout this report, there is significant soil contamination present in the subject site. 
Environmental remediation will be paid by the developer and is expected to be quite costly. If the 
soil contamination and UST’s did not exist, it is the appraiser’s opinion that the value of the subject 
would be approximately $60.00 to $65.00 per square foot of land. Although the subject is larger than 
all of the sale properties but one, it is probably the last site that will be available on Clark Street and 
perhaps in Lincoln Park. Demand for both residential and retail use will be high because of the 
desirable location. In the opinion of the appraiser, the value of the subject property “as is” is 
projected at $50.00 per square foot. The value calculations are presented below. 
159,865 Square Feet @ $50.00 Per Square Foot = $7,993,250 


Rounded To, $8,000,000 


55 


MIDWEST PROPERTY ANALYSIS 


CERTIFICATION 
I certify that, to the best of my knowledge and belief: 
The statements of fact contained in this report are true and correct. 


The reported analyses, opinions and conclusions are limited only by the reported assumptions and 
limiting conditions, and are my personal, unbiased professional analyses, opinions and conclusions. 


Ihave no present or prospective interest in the property that is the subject of this report, and I have 
no personal interest or bias with respect to the parties involved. 


My compensation is not contingent upon the reporting of a predetermined value or direction in value 
that favors the cause of the client, the amount of the value estimate, the attainment of a stipulated 
result, or the occurrence of a subsequent event. 


My analyses, opinions and conclusions were developed, and this report has been prepared, in 
conformity with the Uniform Standards of Professional Appraisal Practice. 


I have made a personal inspection of the property that is the subject of this report. 
No one provided significant professional assistance to the person signing this report. 


The reported analyses, opinions and conclusions were developed, and this report has been prepared, 
in conformity with the requirements of the Code of Professional Ethics and the Standards of 
Professional Appraisal Practice of the Appraisal Institute. 


The use of this report is subject to the requirements of the Appraisal Institute relating to review by 
its duly authorized representatives. 


As of the date of this report, I have completed the requirements of the continuing education program 
of the Appraisal Institute. 


Rotents A. Mechanic 
Roberta H. Mechanic, MAI 
Certified General Appraiser 
Illinois License No. 153-000574 
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ASSUMPTIONS AND LIMITING CONDITIONS 


This appraisal report has been made with the following general assumptions: 


1. 


10. 


No responsibility is assumed for the legal description provided or for matters pertaining to 
legal or title considerations. Title to the property is assumed to be good and marketable 
unless otherwise stated. 


The property is appraised free and clear of any or all liens or encumbrances unless otherwise 
stated. 


Responsible ownership and competent property management are assumed. 


The information furnished by others is believed to be reliable but no warranty is given for its 
accuracy. 


All engineering studies are assumed to be correct. The plot plans and illustrative material in 
this report are included only to help the reader visualize the property. 


It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or 
structures that render it more or less valuable. No responsibility is assumed for such 
conditions or for obtaining the engineering studies that may be required to discover them. 


It is assumed that the property is in full compliance with all applicable federal, state and local 
environmental regulations and laws unless the lack of compliance is stated, described and 
considered in the appraisal report. 


It is assumed that the property conforms to all applicable zoning and use regulations and 
restrictions unless a nonconformity has been identified, described and considered in the 
appraisal report. 


It is assumed that all required licenses, certificates of occupancy, consents and other 
legislative or administrative authority from any local, state or national government or private 
entity or organization have been or can be obtained or renewed for any use on which the 
value estimate contained in this report is based. 


It is assumed that the use of the land and improvements is confined within the boundaries or 
property lines of the property described and that there is no encroachment or trespass unless 
noted in the report. 
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ASSUMPTIONS AND LIMITING CONDITIONS - Continued 


11. 


12. 


13. 


Unless otherwise stated in this report, the existence of hazardous materials, which may or may 
not be present on the property, was not observed by the appraiser. The appraiser has no 
knowledge of the existence of such materials on or in the property. The appraiser, however, 
is not qualified to detect such substances. The presence of substances such as asbestos, urea- 
formaldehyde foam insulation, and other potentially hazardous materials may affect the value 
of the property. The value estimated is predicated on the assumption that there is no such 
materiaf’on or in the property that would cause a loss in value. No responsibility is assumed 
for such conditions or for any expertise or engineering knowledge required to discover them. 
The intended user is urged to retain an expert in this field, if desired. 


Any value estimates provided in the report apply to the entire property, and any proration or 
division of the total into fractional interests will invalidate the value estimate, unless such 
proration or division of interests has been set forth in the report. 


The Americans with Disabilities Act (ADA) became effective January 26, 1992. The 
appraiser has not made a specific compliance survey or analysis of the property to determine 
whether or not it is in conformity with the various detailed requirements of ADA. It is 
possible that a compliance survey of the property and a detailed analysis of the requirements 
of the ADA would reveal that the property is not in compliance with one or more of the 
requirements of the act. If so, this fact could have a negative impact upon the value of the 
property. Since the appraiser has no direct evidence relating to this issue, possible 
noncompliance with the requirements of ADA was not considered in estimating the value of 
the property. 


This appraisal report has been made with the following general limiting conditions: 


1. 


Any allocation of the total value estimate in this report between the Jand and the 
improvements applies only under the stated program of utilization. The separate values 
allocated to the land and buildings must not be used in conjunction with any other appraisal 
and are invalid if so used. 


Possession of this report or a copy thereof does not carry with it the right of publication. 
The appraiser, by reason of this appraisal, is not required to give further consultation or 
testimony or to be in attendance in court with reference to the property in question unless 
arrangements have been previously made. 


Neither ail nor any part of the contents of this report (especially any conclusions as to value, 
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ASSUMPTIONS AND LIMITING CONDITIONS - Continued 
the identity of the appraiser or the firm with which the appraiser is connected) shall be 


disseminated to the public through advertising, public relations, news, sales or other media 
without the prior written consent and approval of the appraiser. 


59 


MIDWEST PROPERTY ANALYSIS 


QUALIFICATIONS OF APPRAISER 
Roberta H. Mechanic, MAI, graduated from the University of Illinois in 1968 with a Bachelor of Arts 


Degree. She earned a Master’s Degree in Urban Studies from Roosevelt University in 1972. 


She is a Member of the Appraisal Institute, Certificate No. 6372. She is also a State Certified General 


Appraiser with Illinois, License No. 153-000574. 


From 1971 to 1986 Ms. Mechanic worked for Price Associates, Incorporated. As senior appraiser,. 
Ms. Mechanic’s responsibilities included departmental administration and supervision, as well as 


review of all staff appraisals. 


In 1986 Ms. Mechanic founded Midwest Property Analysis. The company’s clients have included 
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